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I.   Introduction 


The  Massport  property  known  as  Common- 
wealth Flats  can  become  a  centerpiece 
for  new  economic  development  on  the 
South  Boston  waterfront.   Planned  prop- 
erly, executed  at  the  right  time  and 
designed  in  a  sensitive  manner,  this 
development  can  make  an  important  con- 
tribution to  regional  economic  growth 
and  provide  needed  support  to  Mass- 
port's  other  projects  in  the  area. 

Major  urban  development  along  the  entire 
South  Boston  waterfront  has  been  the 
source  of  innumerable  rumors  and 
sporadic  development  announcements  over 
many  years.   However,  a  number  of 
factors  combine  to  suggest  that  1983-84 
will  be  a  key  time  for  Massport  to  plan 
imaginatively  for  development  in  this 
area. 

o   BOSCOM  has  broken  ground  for  a  one 

million  square  foot  computer  and 

communications  market  center  at 
Commonwealth  Pier. 

o   A  strong  interdependence  between 
BOSCOM  and  nearby  hotels  suggests 
action  on  a  proposed  Hyatt  Hotel  at 
Piers  1,  2,  3  in  the  near  future. 


The  Boston  Wharf  Company  and  others 
continue  the  conversion  of  older 
commercial  structures  along  the 
Fort  Point  Channel  to  first  class 
office  and  residential  uses. 

Owners  of  the  former  Penn  Central 
lands  continue  efforts  to  secure 
development  rights  to  a  major  addi- 
tional high  density  development 
area  contiguous  to  all  other  devel- 
opment projects  cited  above. 


The  development  of  parcels  near  Commonwealth 
Pier  will  set  the  standard  for  the  entire  area. 


The  new  Seaport  Access  Road,  as  part 
of  preferred  plans  for  the  Third 
Harbor  Tunnel,  will  cut  across 
Commonwealth  Flats,  removing  some 
land  from  future  development  but 
providing  dramatically  improved 
access  to  the  region  and  the  air- 
port for  commercial,  industrial  and 
residential  uses. 

The  new  Northern  Avenue  Bridge  and 
new  roadway  alignment  is  in  design 
with  project  completion  scheduled 
for  1987. 

The  redevelopment  of  Fish  Pier  into 
an  office  and  commercial  fishing 
center. 


Massport  is  faced  with  an  immediate 
need  to  provide  design  guidelines  for 
development  of  parcels  across  from 
Commonwealth  Pier  on  which  BOSCOM  holds 
development  options.   The  first  phases 
of  this  development  will  set  a  standard 
for  the  entire  area.   Appropriate  road- 
way and  infrastructure  initiatives  can 
be  used  to  establish  a  rational  pattern 
of  development  and  interrelationships 
of  development  areas.   As  such,  it  is 
important  to  look  at  the  full  Massport 
development  area  and  establish  a  frame- 
work which  preserves  the  highest  poten- 
tial for  quality  development  throughout. 


The  Design  Guidelines  presented  here 
respond  to  the  need  for  a  broad  per- 
spective on  future  development. 
Section  II,  "Design  Principles" 
outlines  a  framework  for  future 
development  which  addresses  the  full 
Commonwealth  Flats  area.   Principles 
related  to  circulation,  views,  open 
space  and  pedestrian  circulation,  and 
building  location  and  massing  are 
presented  for  general  application  to 
area  development.   In  Section  III, 
"Design  Guidelines  for  BOSCOM  Parcels  A 
&  B,"  these  principles  are  translated 
into  more  specific  guidelines  for 
design  and  development.   Section  IV, 
"Design  Guidelines  for  the  Fish  Pier 
Gatehouse,"  provides  specific  guidance 


for  a  new  building  at  the  entrance  to 
the  Pier. 

In  each  case,  whether  dealing  with 
overall  principles  or  specific  guide- 
lines, the  objectives  outlined  here  are 
to  be  a  guide  for  new  development. 
Issues  addressed,  if  respected  by  all 
future  development  on  the  Flats,  will 
result  in  great  mutual  benefits  to  the 
whole  area.   Detailed  design  of  struc- 
tures is  left  to  future  developers  and 
architects,  with  continuing  design 
review  by  Massport.   Plans  and  perspec- 
tives of  structures  shown  here  are 
meant  only  as  illustrations  to  allow 
the  user  to  visualize  the  implications 
of  design  principles  discussed. 


Plan  of  existing  project  area. 


II.   Design  Principles 


A  number  of  basic  goals  for  the  future 
development  of  Commonwealth  Flats  have 
helped  to  define  the  design  principles 
described  here.   The  first  goal  is  the 
establishment  of  a  pattern  of  streets, 
services,  structures  and  uses  which 
will  better  serve  existing  and  future 
development  of  the  area.   Establishment 
of  such  a  pattern  better  related  to  the 
urban  fabric  of  downtown  Boston  should 
allow  for  vehicle  circulation,  transit 
service,  and  logical  patterns  of  devel- 
opment, preserving  the  waterfront 
character  in  a  manner  which  benefits 
the  public,  existing  uses  and  the 
future  development. 


A  second  goal  is  the  establishment  of 
an  orderly  progression  of  development 
in  which  early  projects  do  not  compro- 
mise the  future  potential  for  the 
area.   This  requires  the  establishment 
of  design  principles — setbacks,  mass- 
ing, open  space,  view  corridors  and  so 
forth — where  the  good  of  Massport,  area 
development  and  the  public  must  be 
preserved.   At  the  same  time,  it 
requires  flexibility  within  that 
structure  to  allow  for  imaginative 
design  of  future  structures  and  contin- 
uing strong  support  for  existing  uses 
as  change  occurs  elsewhere  in  the 
Ccmmonwealth  Flats  area. 


Rendered  plan  view  of  a  future  development  scheme  which  would  conform  to  the  buildimj 
guidelines  outlined  in  this  report,  based  on  maximum  development,  and  implementation 
of  the  Seaport  Access  Road. 


Thirdly,  the  great  potential  of  exist- 
ing Massport  facilities — which  have 
already  received  a  strong  commitment 
for  future  vitality  and  growth — must  be 
realized.   Facilities  such  as  Common- 
wealth Pier,  Fish  Pier,  the  Massport 
Marine  Terminal  and  supporting  water- 
front activities  must  be  participants 
in  and  beneficiaries  of  the  future 
development  of  Commonwealth  Flats. 

Four  specific  design  principles  can  be 
drawn  from  these  general  goals: 

A.   Establish  a  logical,  smooth  flowing 
circulation  network  appropriate  to 
the  scale  of  future  development. 


A.   Vehicular  Circulation 

A  logical,  smooth  flowing  circulation 
network  appropriate  to  the  scale  of 
future  development  can  be  accomplished 
through  the  establishment  of  a  two-way 
grid  system  of  primary  and  secondary 
roadways.   As  illustrated  here,  such  a 
grid  system  would  create  a  pattern  of 
development  which  emphasizes  the  impor- 
tance of  the  waterfront.  Commonwealth 
Pier  and  Fish  Pier.   At  the  same  time, 
the  circulation  system  accommodates 
future  construction  of  the  proposed  new 
Seaport  Access  Road  and  Third  Harbor 
Tunnel.   The  transportation  system 
includes  the  following  elements: 


B.  Take  full  advantage  of  the  water- 
front location,  preserving  views  to 
the  Harbor,  the  Piers  and  Downtown. 

C.  Create  a  system  of  open  spaces  and 
pedestrian  circulation  which 
relates  to  the  physical  setting  and 
future  use  pattern. 

D.  Maintain  a  framework  for  building 
location  and  massing  which 
preserves  the  best  qualities  of  the 
area  and  allows  for  needed  flexi- 
bility in  future  development. 

The  text  and  illustrations  which  follow 
lay  out  a  framework  for  applying  these 
principles.   It  is  an  approach  which 
allows  for  incremental  development, 
each  portion  of  which  can  be  attractive 
and  successful.   At  the  same  time, 
adherence  to  this  design  framework  will 
help  preserve  the  value  and  attractive- 
ness of  future  development  parcels 
throughout  Commonwealth  Flats. 


Primary  and  Secondary  Roadways 

o   As  primary  roadways.  Northern 

Avenue  and  D  Street  are  designed  as 
the  major  commercial  and  pedestrian 
circulation  corridors  for  the 
area.   Public  transportation 
service  would  be  routed  along  these 
streets. 

o   Northern  Avenue  remains  the  primary 
access  route  into  the  area  with  a 
concentration  of  public  amenities, 
landscaping,  and  signage  which 
serve  as  an  entrance  to  the  area. 

o   D  Street  becomes  a  primary  north- 
south  route  across  Commonwealth 
Flats.   Full  extension  of  D  Street 
to  Summer  Street  would  occur  at 
such  time  and  in  such  a  manner  that 
major  traffic  impacts  on  local 
South  Boston  streets  could  be 
avoided.   Until  that  time,  D  Street 
continues  to  provide  a  vital  link 
between  new  east-west  roadways  on 
the  Flats. 


Secondary  roadways,    east-west   and 
north-south,    complete    the   street 
network   providing    connection    to 
surrounding   development   areas,    and 
allowing    for   parking   access   and 
concentrated    service    functions. 


Two-way  Grid   System 

o        An   appropriate   two-way  grid   system 
grows   out  of  the  existing   street 
pattern   creating  roadways   parallel 
to  Northern  Avenue,    D   Street   and 
the  Viaduct   and   adapting   to    future 
plans   for    the  Seaport  Access   Road. 


The  Viaduct   is    retained,    becoming   c 
primary  commercial   arrival   and 
drop-off   area    for   BOSCOM.      Direct 
access   off  of   the  viaduct    into 
future   development  parcels    to   the 
east   and  west    is   anticipated.      In 
addition,    full   service  vehicular 
and  parking   access    is   provided   at 
ground   level  on   a   system  of  secon- 
dary streets. 

Ramp  Street    is   to  be   removed   to 
provide    for    a   logical   development 
pattern   in   the  area  closest   to 
Commonwealth  Pier.      This    is    to 
occur    as   soon   as   a   replacement 


New   Grid   System 

Proposed  circulation  scheme  showing   the  impact  of  the  proposed  Seaport  Access  Road. 
Block   numbers   are   indicated   as  A-1,    A-2,    etc. 


connection  can  be  established, 
working  with  users  of  the  area, 
transportation  agencies  and  the 
South  Boston  community. 

The  grid  system  illustrated  here 
allows  for  phasing  of  street 
construction  over  an  extended 
development  period,  with  the  possi- 
bility of  continuing  the  grid 
through  adjacent  properties,  as 
appropriate. 


Seaport  Access  Road  and  Tunnel 

o   A  major  portion  of  developable  land 
in  Commonwealth  Flats  would  be 
taken  for  the  Seaport  Access  Road 
and  Tunnel.   In  return,  a  signifi- 
cant improvement  in  regional  access 
will  be  provided  to  the  whole  South 
Boston  waterfront  commercial  and 
industrial  areas. 


Vehicular  Entries 

Primary  vehicular  access  into  future  development  parcels  should  be  from  "New  Street". 
Access  into  Parcel  A  will  also  occur  from  the  viaduct  at  the  second  level.   The 
proposed  Seaport  Access  Road  will  provide  regional  transportation  access  to  the  area. 


Regional  access  to  the  Conunonwealth 
Flats  area  would  be  greatly 
improved  by  the  construction  of  a 
Seaport  Access  Road  and  Tunnel. 
Regional  transportation  routes  are 
illustrated  on  the  accompanying 
map.   Commonwealth  Flats  access 
from  and  to  the  airport  will  be 
from  the  westerly  connector  road  to 
Northern  Avenue.   Regional  access 
frcm  the  west  and  south  will  be 
provided  at  either  of  the  two 
interchanges  planned  for  the  Sea- 
port Access  Road.   This  should  pro- 
vide significant  relief  from  traf- 
fic congestion  in  South  Boston 
neighborhoods.   Trips  from  downtown 
Boston  will  continue  to  use  both 
Northern  Avenue  and  Summer  Street. 

A  local  roadway  network  must  be 
established  which  can  accommodate 
the  proposed  Seaport  Access  Road 
and  yet  preserve  full  access  to 
future  development  parcels.   As 
illustrated,  a  grid  network  leading 
to  an  east-west  road  north  of  the 
tunnel  would  accomplish  these  goals. 

Future  working  sessions  with  the 
engineers  and  designers  for  the 
Seaport  Access  Road  should  address 
opportunities  to  adjust  ramp  align- 
ments and  provide  for  covered  sec- 
tions of  the  below  grade  roadway. 
This  would  also  allow  for  future 
local  roadway  crossings  which  would 
maintain  greater  flexibility  and 
potential  for  Commonwealth  Flats 
development. 


Development  Pattern 

o   The  grid  street  pattern  will  also 
establish  an  underlying  geometry  to 
guide  building  location  and  massing 
for  future  development.   This  will 
result  in  an  orientation  based  upon 


the  waterfront  edge.  Northern 
Avenue  and  the  existing  pier 
structures. 

This  basic  building  geometry  may 
vary  frcsn  the  grid  when  other 
conditions  dominate,  such  as 
program,  specific  street 
orientation  or  special  design 
opportunities.   This  would  occur 
only  as  part  of  a  detailed  review 
process  by  Massport. 


views  of  the  city  from  Northern  Avenue 
should  be  maintained. 


B.  Views 

Future  development  on  Commonwealth 
Flats  can  benefit  from  views  of  both 
distant  and  nearby  features  that  mark 
the  location  of  Commonwealth  Flats  and 
allude  to  the  role  of  the  area  in  the 
development  of  the  City.   To  the  north 
are  exciting  views  of  the  piers,  the 
harbor  and  islands,  and  the  airport. 
To  the  west  are  dramatic  views  of  the 
high-rise  towers  of  the  Financial 
District.   Closer  in  are  views  of  the 
Commonwealth  Pier  Headhouse,  of  Fish 
Pier,  and  of  the  fishing  and  cruise 
vessels  themselves.   Both  close-up  and 


distant  views  to  the  north  and  west 
should  be  maintained  in  order  to  give  a 
sense  of  orientation  and  to  associate 
the  new  developments  with  the  activity 
and  liveliness  of  both  the  City  and  the 
waterfront.   The  accompanying  map  indi- 
cates the  major  view  corridors  which 
should  be  established  in  any  future 
development  of  Commonwealth  Flats. 


Views  to  the  City 

Currently,  the  best  views  to  the  west 
are  found  on  both  Northern  Avenue  and 
Summer  Street  where  the  open  width  of 


the  streets  allows  for  nearly  unobstruc- 
ted visual  connections  to  the  City  at 
the  pedestrian  level.   In  the  future, 
upper  level  views  from  the  Flats  may  be 
preempted  by  new  developments  likely  to 
occur  in  the  next  few  years  on  the  land 
between  the  City  and  Commonwealth 
Flats.   Therefore,  no  fixed  view  corri- 
dors looking  to  the  City  are  recommend- 
ed, but  future  developments  should  be 
encouraged  to  maximize  views  to  the 
west  wherever  possible.   Setbacks  and 
stepbacks  discussed  later  under  build- 
ing massing  will  help  to  preserve  the 
view  corridor  along  Northern  Avenue 
itself. 


View  Corridors 

View  corridors  focus  on  the  harbor.   Views  of  buildings  that  should  not  be  obscured  include 
the  Commonwealth  Pier  Headhouse  and  Fish  Pier. 


views  to  the  Harbor 


Special  Features 


Views  to  the  north,  however,  can  be 
controlled  and  several  specific  view 
corridors  are  recommended.   Focusing  on 
the  waterfront  edge  of  the  Flats,  views 
should  be  maintained  between  Common- 
wealth and  Fish  Piers  and  between  Fish 
Pier  and  the  Boston  Marine  Industrial 
Park.   View  corridors  should  be  estab- 
lished which  maintain  open,  relatively 
building-free  areas  which  allow  for 
views  to  the  harbor  and  piers  from 
buildings  bordering  the  corridor.   The 

corridor  should 
extend  through 
several  develop- 
ment sites  from 
the  water  to  the 
parcels  which 
border  the  Seaport 
Access  Road.   It 
is  especially 
important  that 
open  corridors  be 
maintained  at  upper  levels  where  the 
views  are  best  and  where  there  is 
greater  need  for  orientation.   It  is 
less  important  and  less  realistic  to 
maintain  the  corridors  at  the  lower 
levels  where  the  demands  of  parking  and 
internal  building  circulation  are  more 
critical.   Building  masses,  therefore, 
should  be  concentrated  on  either 

side  of  the  open 
corridors  and 
should  be  stepped 
in  height,  with 
lower  buildings 
on  the  parcels 
closest  to  the 
water  and  higher 
buildings  on  par- 
cels farther 
from  the  water . 


Views  of  nearby  features  and  activities 
are  the  focus  at  the  water's  edge.   The 
most  important  pedestrian  level  viewing 
area  is  the  slip  of  water  between 
Commonwealth  Pier  and  Fish  Pier — one  of 
the  area's  longest  remaining  lengths  of 
open  waterfront  adjacent  to  a  public 
road.   Massport  has  recognized  the 
importance  of  this  area  in  its  design 
for  an  attractive  public  viewing  and 
seating  area  along  the  water  in  this 
location.   Establishing  and  enhancing 
this  open  "portal"  by  respecting  it  in 
the  design  and  massing  of  new  struc- 
tures on  Commonwealth  Flats  should  be  a 
high  priority. 


View  of  the  "portal"  area  which  will  souii  lje 
enhanced  as  a  public  viewing  and  seating  area. 


Another  distinctive  feature  which 
should  not  be  obscured  from  view  by 
future  development  is  the  Commonwealth 
Pier  Headhouse.   The  best  existing  view 
of  the  Headhouse  is  from  Viaduct 
Street.   Future  development  on  Parcels 
A  and  B  should  not  unnecessarily 
obscure  views  of  the  Headhouse.   Mass- 
ing on  these  parcels  should  therefore 
be  pulled  away  from  Viaduct  Street 
allowing  for  good  appi each  views  at  the 
arrival  point  of  BOSCOM. 


views  of  future 
buildings  them- 
selves should  also 
be  considered. 
Unattractive  roof- 
top equipment  on 
the  lower  build- 
ings should  be 
screened  from 
neighboring  build- 
ings, and  at  all 
times  from  street  level.   Recreational 
uses  for  rooftops — such  as  restaurants, 
jogging  tracks,  and  platform  tennis 
courts — should  be  encouraged. 


C.   Pedestrian  Circulation  and 
Open  Space 

with  new  development  on  Coranonwealth 
Flats,  pedestrian  activity  will  extend 
from  current  paths  along  Northern 
Avenue  into  new  routes  through  the 
Flats.   In  general,  new  pedestrian 
routes  should  make  connections  between 
new  destination  points — major  building 
entries,  individual  shop  entries,  park- 
ing garage  entries,  and  public  plazas 
and  decks.   Pedestrian  routes  should  be 
separated  from  vehicular  service  routes 
where  possible,  and  upper  level  connec- 
tors should  bridge  between  parcels 
where  public  functions  are  located 
above  grade  and  pedestrian  volumes  are 
high. 


tVMfiL  LMt 


Pedestrian  Routes 

The  northern  edge  of  Northern  Avenue 
should  be  maintained  as  a  recreational 
"walk-by-the-sea"  which  will  be  well- 
travelled  by  pedestrians  moving  from 
restaurants  to  BOSCX)M  or  to  future 
developments  on  Piers  1,  2,  3  and  4. 
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Portal  cross-section  of  proposed  public  viewing  area  between  Commonwealth  and  Fish  Piers. 
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It  will  also  be  an  active  pedestrian 
edge  for  viewing  and  loading  of  cruise 

ships.   This  will 
be  particularly 
true  at  the  "por- 
tal" between  Com- 
monwealth Pier  and 
Fish  Pier.   With 
future  develop- 
ments, the  south- 
ern edge  of  North- 
ern Avenue  will 
become  a  more 
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active  jDedestrian  edge  with  new  commer- 
cial de:;tinations  located  along  the 
street.   This  southern  edge  is  also 
designated  to  receive  a  major  landscape 
treatment  and  tree  planting  within  the 
required  setback.   Street  level 
commercial  development  should  also  be 
created  along  either  side  of  D  Street, 
repeating  the  active  commercial 
character  of  the  Fish  Pier  itself. 
These  two  streets  will  be  the  primary 
focus  for  commercial  activity  as  they 
are  for  vehicular  traffic. 


^^"^  Pedestrian   Route 
Open  Space 
New  Commercial   Edges 


Pedestrian  Circulation  and  Open  Space 

Primary  pedestrian  paths  will  follow  the  water's  edge  and  commercial  fronts.   Open  spaces 
should  occur  at  major  points  of  interest  and  major  building  entry  points. 


11 


Pedestrian  routes 
are  also  indicated 
through  the  middle 
of  the  new  parcels 
where  building 
entries  will  occur 
and  where  views 
are  best.   These 
raid-block  pedes- 
trian routes  sub- 
divide the  large 
development  parcels  into  blocks  whose 
scale  and  area  are  more  consistent  with 
that  of  Boston  in  general,  and  which 
encourage  building  massing  consistent 
with  these  design  principles.   Ccmmer- 
cial  activity  should  be  given  priority 
on  street  fronts  over  mid-block  loca- 
tions in  order  to  ensure  more  active 
and  secure  streets  and  prevent  an 
exclusively  inward-focusing  environ- 
ment.  However,  as  commercial  vitality 
increases,  the  mid-block  locations  may 
become  feasible  for  commercial/retail 
activity,  including  potential  through- 
block  development. 


Open  Space 

Pedestrian  open  spaces  must  be  care- 
fully planned  to  bring  about  a  human 
focus  to  the  future  Commonwealth  Flats 
environment.   In  general,  open  spaces 
should  occur  where  well-travelled 
pedestrian  paths  intersect,  where  major 
building  entries  will  occur,  or  where 
particularly  nice  views  of  the  harbor 
are  found.   Mid-block  open  spaces  are 
generally  desirable.   The  large  size  of 
the  grid  system  blocks  lends  itself  to 
the  development  of  clustered  building 
masses  organized  around  open  courts 
that  allow  the  penetration  of  light  and 
air  into  each  grouping. 

Public  open  spaces  should  be  planned  in 
three  particularly  important  loca- 
tions, see  map  on  page  11:   1)  at  the 
mid-block  entry  to  Parcel  B   which  is 


directly  on  axis  with  the  cruise  ship 
mooring  area  and  "portal";  2)  at  an 
upper  level  of  Parcel  B  where  views  to 
the  harbor  are  even  better  than  from 
the  street;  and  3)  at  the  southwestern 
corner  of  Fish  Pier.   All  of  these  open 
spaces  would  focus  on  the  active 
stretch  of  water  between  Commonwealth 
and  Fish  Piers,  and  all  would  enhance 
for  the  user  the  experience  of  being 
near  the  seaport  edge  of  the  City. 


Amenities 


The  treatment  of  the  pedestrian  ways 
and  open  spaces  should  be  scaled  to  the 
pedestrian  user  and  should  provide  the 
amenities  and  accessibility  needed  to 
make  the  spaces  comfortable  and  welcom- 
ing.  Landscaping  should  be  provided  to 
soften  the  hardness  of  building  materi- 
als as  well  as  to  provide  shade  and 
color.   Benches,  fountains,  and  kiosks 
should  be  provided  in  plazas  to  make 
them  usable  and  pleasant.   When  practi- 
cal, seating  should  be  movable  to 
increase  flexibility  in  the  use  of  the 
plaza.   Public  spaces  should  be  edged 
with  commercial  development,  and  the 
use  of  outdoor  dining  and  cafes 
encouraged. 

Pedestrian  crosswalks  in  streets  should 
be  marked  by  paving  materials  which 
differ  from  the  street  surface  in  order 
to  clearly  mark  the  crossing  as  a 
pedestrian  zone.   Buildings  which  front 
on  the  designated  pedestrian  routes  and 

open  spaces  should 
have  sheltering 
arcades  designed 
so  as  to  achieve 
continuous  protec- 
tion from  rain  and 
snow,  and  to  miti- 
gate the  effects 
of  wind.   Parking 
lots  which  border 
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sidewalks  should  be  screened  from  imme- 
diate pedestrian  view  by  landscaping, 
although  curbside  parking  along  major 
pedestrian  routes — Northern  Avenue  or  D 
Street — should  be  fronted  by  small 

shops  or  service 
establishments . 
Finally,  all 
pedestrian  ways 
and  building 
entries  should 
be  made  accessible 
to  mobility-limit- 
ed persons. 


D.   Building  Massing 

For  planning  purposes,  these  Design 
Principles  for  building  massing  assume 
maximum  development  densities.   In 
addition,  these  Principles  assume  that 
future  land  values  will  be  such  in  this 
area  that  over  the  next  20-30  years 
industrial  uses  may  be  competing  with 
office  and  retail  development  for 
occupancy  in  this  area.   Industrial 
uses  are  not  precluded  by  any  of  the 
basic  elements  of  these  guidelines — 
i.e.  recommended  parcel  size  and  cir- 
culation patterns  are  as  appropriate 
for  industrial  uses  as  for  office 
development — but  massing  studies  are 
based  on  the  space  requirements  of 
office  uses. 

Three  determinants  of  building  massing 
have  been  discussed  previously:   the 
street  grid  geometry,  views  and  the 
need  for  open  space.   In  addition, 
building  forms  should  also  respond  to 
the  need  for  sunlight  at  street  level 
and  in  public  spaces,  attempt  to  follow 
massing  patterns  which  prevail  in 
Boston,  and  respect  the  necessity  of 
conforming  to  the  required  height 
limits  of  the  Federal  Aviation  Admini- 
stration. 


Sunlight/Stepbacks 

In  order  to  allow  for  the  penetration 
of  sunlight  into  streets  and  open 
courtyards,  building  volumes  should 
step  back  at  the  upper  levels.   Exact 
dimensions  of  the  "steps"  would  depend 
on  the  final  locations  of  plazas  and 
building  towers,  but  in  general  every 
attempt  should  be  made  to  keep  direct 
sun  in  courtyards  and  streets  for  a 
minimum  of  three  hours  a  day  as 
measured  at  the  time  of  the  solar 
equinoxes — September  21st  and  March 
21st.   This  will  ensure  more  sun  at 
other  times  of  the  year.   The  result  of 
this  will  be  stepbacks  on  the  north  and 
west  facing  building  facades.   In 
addition,  building  volumes  should  be 
organized  in  such  a  way  that  they  mini- 
mize blocking  of  sunlight  to  adjacent 
buildings  on  the  same  parcel. 


Even  though  Commonwealth  Flats  is 
located  at  the  periphery  of  Downtown 
Boston  and  even  though  it  does  not 
share  the  history  of  use  with  the 
central  city,  scane  of  the  more 
prevalent  patterns  of  Downtown  building 
form  should  be  respected  on  the  Flats. 
These  are  patterns  that  have  maintained 
Boston  as  a  livable  city,  attractive  to 
pedestrians  and  with  a  great  deal  of 
life  at  street  level.   Two  such  charac- 
teristics in  particular  should  be 
respected  by  future  developments: 
concern  for  human  scale,  and  concern 
for  street  edge. 
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Human  Scale 

Given  the  large  amount  of  developable 
area  on  the  Flats  and  the  large  parcel 
size  resulting  from  the  circulation 
plan,  the  tendency  for  future  develop- 
ments may  be  toward  large  office 
complexes,  especially  on  those  parcels 
adjacent  to  BOSCOM.   This  tendency, 
however,  should  be  controlled,  and 
building  design  should  respect  the 
human  scale.   This  can  be  achieved  in 
the  following  ways:   setbacks  and 
stepbacks  of  building  masses, 
landscaping  along  streets  and  on 
terraces,  arcades  at  street  level. 


setbacks  at  building  entries,  windows 
placed  to  maximize  sunlight  and  views, 
and  use  of  building  materials  and 
detailing  that  break  down  large  masses 
and  planes  allowing  for  the 
identification  of  human  activity  inside. 

In  order  to  give  cohesion  and  identity 
to  the  area,  facade  materials  should  be 
natural  in  appearance  and  recall  the 
traditional  materials  of  Boston — brick 
and  stone.   Use  of  synthetics  and 
all-glass  skins — especially  mirror 
glass — is  discouraged.   The  range  of 
color  of  predominant  materials  should 


Commonwealth 
Pier 


from  Curblines 


50  Ft.  at  Northern  Avenue 

30  Ft.  at  East,  West  6 
South  Faces 


Upper  Level   Step 
backs  at  Northe 
£  Western  Faces 


Northern  Avenue  10'  Lease  Line 

r^— Typical     ^'~^ 


Building  Setbacks 

Setbacks  should  be  established  to  allow  for  coordinated  landscaping  and  amenities, 
level  stepbacks  should  take  advantage  of  views  and  sunlight. 


Upper 
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be  limited.   It  is  critical  that 
building  designs  be  subject  to  Massport 
design  review. 


Street  Edges 

A  second  design  pattern  common  in 
Boston  that  should  be  respected  on 
Commonwealth  Flats  is  that  of  placing 
building  edges  parallel  to  street  edges 
at  the  ground  level.   This  maximizes 
development  potential  for  each  parcel, 
gives  clear  shape  to  the  streets,  and 
calls  special  attention  to  entry 
setbacks  and  open  plazas. 


Setbacks 

New  buildings  should  be  set  back  from 
the  street  to  allow  for  coordinated 
landscaping  and  to  allow  for  sufficient 
space  for  sidewalks  and  street 
amenities.   Along  Northern  Avenue,  the 
northern  facades  of  buildings  on 
Parcels  A  and  B  should  align  with  the 
southern  facade  of  Massport 's  Building 
5.   This  requires  a  setback  from  the 
street  of  approximately  50  feet  and 
allows  space  for  a  generous  amount  of 
landscaping.   It  also  allows  the 
low-rise  scale  of  Building  5  and 
Jimmy's  Restaurant — both  of  which 
recall  the  traditional  scale  of  build- 
ings in  this  area — to  be  the  focus  of 
the  perspective  approach  to  the  area 
from  the  City. 

Setback  distances  from  the  curb  to  be 
respected  on  each  block  area: 

o   50  feet  along  Northern  Avenue, 

except  at  Building  5; 
o   30  feet  for  all  other  facades. 

Property  lease  lines  should  be 
established  10  feet  from  curb  lines 
within  the  setback  area. 


Building  Height 

Building  height  on  Commonwealth  Flats 
should  not  exceed  the  restrictions  of 
the  Federal  Aviation  Administration 
which  sets  limits  to  heights  of 
buildings  under  airport  approach 
paths.   The  current  limit  set  for  this 
area  is  278  feet.   In  addition,  to 
allow  for  stepping  views — as  discussed 
previously — buildings  closer  to  the 
harbor  should,  in  general,  be  lower 
than  buildings  farther  away  from  the 
harbor . 


Skyline 

Beyond  maintaining  a  "street  presence" 
which  responds  to  the  needs  of  daytime 
building  users,  tall  buildings  should 
be  designed  to  carry  a  "skyline 
presence"  that  contributes  to  the 
appearance  of  the  city  from  the 
distance.   Buildings  which  step  up 
progressively  from  the  harbor  will 
provide  a  smooth  visual  transition  from 
the  waterfront  to  the  relatively  low 
lying  pier  buildings  to  the  new  build- 
ings on  land.   Tall  buildings  on  the 
Flats  will  also  give  a  visual  balance 
to  the  long  horizontal  mass  of  Common- 
wealth Pier,  and  will  also  balance  the 
proposed  high-rise  development  on  Piers 
1,  2,  3,  and  4. 
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III.   Design  Guidelines 
for  BOSCOM  Option 
Parcels  A  and  B 


Each  of  the  Design  Principles  discussed 
above  can  be  applied  in  more  detail  to 
the  BOSCOM  option  Parcels  A  and  B. 
These  parcels  are  located  directly 
across  Northern  Avenue  from  Common- 
wealth Pier  and  are  likely  to  be  the 
first  new  high  density  urban  develop- 
ment on  Commonwealth  Flats.   As  such, 
these  parcels  require  a  more  detailed 
analysis  and  more  specific  design 
guidelines . 

Parcel  A,  comprised  of  Blocks  A-1  and 
A-2,  is  a  275,000  square  foot  parcel 
bounded  by  Northern  Avenue,  B  Street, 
the  Haul  Road  and  the  Viaduct.   The 


Corenco  tallow  storage  tanks 
previously  were  located  here  and  the 
A  &  P  Warehouse  building  currently 
occupies  the  northwest  corner  of  the 
site.   Quality  development  on  Parcel  A 
will  be  especially  important  since  the 
development  serves  as  an  entrance  to 
BOSCOM  and  to  the  whole  Commonwealth 
Flats  development  area. 

Block  B-1  is  bounded  by  Northern 
Avenue,  the  Viaduct,  Ramp  Street  and  an 
eastern  boundary  line  drawn  perpendicu- 
lar to  Northern  Avenue  at  approximately 
the  center  line  of  the  slip  between 
Commonwealth  Pier  and  Fish  Pier.   It  is 


Boundaries  of  blocks  A-1,   A-2,    B-1,    and  B-2. 
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important  that  development  of  this 
83,000  square  foot  parcel  complement 
plans  for  Parcel  A  and  for  the  adjacent 
development  Block  B-2  which  covers  the 
remainder  of  the  block  to  the  east. 

Illustrations  and  the  discussion  which 
follow  provide  specific  recommendations 
for  the  design  of  structures  on  these 
parcels.   These  design  guidelines 
satisfy  the  program  envisioned  by 
BOSCCM  planners  and  set  forth  a  high 
standard  for  future  development  of 
Commonwealth  Flats.  The  guidelines  are 
organized  according  to  the  design 
principles  of  area  circula-  tion, 
views,  pedestrian  circulation  and  open 
space  and  building  massing. 


A.   BOSCOM  Parcel  A 

Included  within  these  specific  guide- 
lines for  Parcel  A  is  a  concept  diagram 
of  building  location  and  massing.   The 
building  configuration  shown  here 
provides  one  illustration  of  how  new 
development  could  respond  to  the  design 
guidelines  and  take  best  advantage  of 
the  special  characteristics  of  the  site. 


Area  Circulation 

Parcel  A  covers  an  extensive  develop- 
ment area  approximately  the  size  of  two 
development  blocks  within  the  future 
roadway  grid  pattern  established  for 
Commonwealth  Flats.   As  such,  future 
development  here  must  accommodate  the 
construction  of  a  new  east-west  roadway 
which  bisects  the  site.   Air  rights 
connection  across  this  roadway  would  be 
appropriate,  allowing  16  feet  of  clear- 
ance for  vehicles  below.   Referred  to 
as  "New  Street"  in  these  guidelines, 
this  street  provides  a  convenient 


ground  Level  vehicle  entry  point  to 
parking  structures.   It  holds  the 
potential  to  become  a  major  BOSCOM 
entry  when  the  regional  airport  access 
system  planned  for  the  Third  Harbor 
Tunnel  is  realized — see  general  discus- 
sion of  Development  Area  Circulation, 
Section  II  of  this  Guide. 

In  addition,  ground  level  vehicle 
access  will  be  provided  off  of  a  new 
north -south  roadway  running  just  east 
of  and  adjacent  to  the  Viaduct, 
referred  to  as  "Viaduct  Adjacent"  in 
these  guidelines.   This  road  will  func- 
tion largely  as  a  service  road  for 
access  to  parking  structures  on  Parcels 
A  and  B  and  will  tie  into  a  frontage 
road  along  the  new  Seaport  Access  Road 
alignment. 

Another  greatly  expanded  oportunity  for 
vehicle  access  exists  at  the  Viaduct 
level.   Full  development  of  Parcel  A 
with  parking  structure  on  the  first 
several  levels  allows  for  creation  of  a 
grand  entry  with  vehicle  turnaround  at 
the  upper.  Viaduct  Street  level. 
Direct  access  to  parking  may  also  be 
possible  at  this  Viaduct  level. 

Vehicle  access  directly  from  Northern 
Avenue  should  be  discouraged  with 
future  development  of  Parcel  A. 
Rather,  this  frontage  should  be  devoted 
to  safe  pedestrian  circulation  and 
establishment  of  an  attractive,  well 
landscaped  building  frontage  consistent 
with  setback  requirements.   Reduced 
vehicle  access  along  Northern  Avenue 
will  also  allow  for  the  smooth  vehicle 
flow  necessary  for  this  major  access 
route. 
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The  illustration  provided  here  suggests 
one  building  envelope  and  circulation 
system  which  would  take  advantage  of 
the  new  roadway  system  in  support  of 
future  develpment  on  Parcels  A  and  B. 
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Roof  plan. 


views 

Development  on  Parcel  A  should  respect 
and  take  advantage  of  three  specific 
views  established  in  the  Design  Princi- 
ples.  Views  to  the  historic  Common- 
wealth Pier  Headhouse  should  be 
respected  with  building  setbacks  and 
stepbacks  along  the  Viaduct.   Views  to 
the  water  are  blocked  at  lower  levels 
but  could  be  spectacular  at  upper 
levels  of  a  high  rise  structure  on  the 
site.   The  same  is  true  of  views  to  the 
City.   Massing  of  buildings  on  Parcel  A 
should  maximize  these  views  but  also 
allow  for  views  to  the  City  and  the 
water  for  future  development  on  parcels 
to  the  east. 


Pedestrian  Circulation  and 
Open  Space 

Pedestrian  access  to  Parcel  A  should  be 
concentrated  in  two  areas  along 
Northern  Avenue  and  at  the  Viaduct 
level  entry  to  BOSCCM.   Along  Northern 
Avenue,  the  guidelines  call  for  commer- 
cial frontage  which  borders  a  broad 
landscaped  pedestrian  zone  continuing 
the  length  of  Northern  Avenue. 

At  the  Viaduct 
level,  direct 
pedestrian  connec- 
tions to  Common- 
wealth Pier  and 
BOSCOM  development 
on  Parcels  A  and  B 
should  be  provid- 
ed, creating  a 
formal  entry  and 
drop-off  area. 


Building  Massing 

The  design  of  structures  on  Parcel  A 
must  allow  for  variation  in  scale  using 
stepbacks,  height  differences  and  view 
corridors  to  counteract  the  tendency 
toward  large  blank  surface  buildings 
which  typically  house  showrooms  and 
parking.   The  section  provided  here 
establishes  a  building  envelope  which 
allows  for  a  varied  massing  which  meets 
the  program  envisioned  by  BOSCOM. 
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Section  showing  envelope  within  which  building 
edges  on  Parcel  A  must  fall. 


Open  space  amenities  on  Parcel  A  should 
occur  at  the  Viaduct  level  in  relation 
to  the  intersection  of  major  pedestrian 
routes  between  the  Pier  and  Parcels  A 
and  B.   In  addition,  use  of  rooftops 
for  recreational  activity  is  encouraged. 


Elements  of  building  design  on  Parcel  A 
should  reflect  the  following  guidelines: 

o   The  "New  Street"  alignment  should 
be  used  to  separate  large  building 
masses. 
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Bridges  across  New  Street  to  link 
the  two  halves  of  Parcel  A  are 
consistent  with  the  guidelines. 
Any  air  rights  structures  should 
set  back  50  feet  from  the  intersec- 
tions— measured  from  the  property 
lease  line — and  must  maintain  a 
minimum  16'  clearance  for  vehicles 
below,  as  per  Interstate  Highway 
standards.   Actual  volume  and  shape 
of  bridge  structures  will  be 
subject  to  design  review  consider- 
ing maintenence  of  light  to  the 
street,  effects  on  overall  massing 
and  other  issues. 

Building  stepbacks  should  occur  at 
upper  levels  to  reduce  the  apparent 
mass  of  structures.   The  stepback 
illustration  on  page  19  indicates 
the  specific  building  envelope 
within  which  such  stepbacks  would 
occur.   Within  the  large 
development  blocks  anticipated, 
marketable  floor  areas  can  be 
easily  attained  within  these 
envelopes. 

The  vehicular  entrance  to  Parcel  A 
on  New  Street  should  receive 
careful  attention.   This  entry 
would  serve  as  a  "gate"  with 
circular  parking  ramps  on  either 
side  and  pedestrian  bridges  above. 

The  high-rise  portion  of  the  devel- 
opment should  be  located  near 
Commonwealth  Pier  on  the  front  half 
of  the  parcel  to  ease  distances 
traveled  for  pedestrians. 

The  building  mass  should  step  down 
on  the  east  side  toward  the  Viaduct 
to  ease  the  transition  from  the 
sheer  wall  of  a  high  building  down 
to  automobile  scale  and  to  preserve 
views  of  the  Headhouse.   A  set- 
hack  of  70  feet  from  the  present 
western  edge  of  the  Viaduct  shoul.i 


be  maintained  for  structures  up  to 
42  feet  in  height  above  the  Viaduct 
level,  which  is  28  feet  above 
ground.   For  structures  which 
achieve  the  maximum  allowable 
height,  a  100  foot  set  back  from 
the  western  edge  of  the  Viaduct  is 
required.   Exceptions  for  canopies, 
entries  and  other  such  structures 
will  be  subject  to  Massport  design 
review. 

Structured  parking  or  other  devel- 
opment at  the  lower  levels  should 
extend  under  Viaduct  Street  so  as 
to  incorporate  the  unattractive 
elements  of  the  Viaduct  into  the 
building  form.   This  will  create  a 
new  facade  for  the  Viaduct  that 
faces  the  new  "Viaduct  Adjacent" 
street. 

Building  setbacks  as  discussed  in 
Section  II,  Design  Principles, 
should  be  applied.   These  include  a 
50  foot  setback  at  Northern  Avenue; 
30  feet  on  east,  west  and  south 
sides. 

In  order  to  allow  for  lines  of 
sight  from  other  parcels  on  the 
flats  as  well  as  to  allow  for  the 
penetration  of  light  to  the  street, 
the  maximum  height  of  buildings  on 
Parcels  A-1  and  A-2  should  be  210 
feet. 


B.    BOSCOM  Parcel  B 

Parcel  B,  smaller  in  area,  is  subject 
to  many  of  the  same  design  guidelines 
as  Parcel  A  relating  to  vehicle  and 
pedestrian  circulation  and  building 
massing.   The  special  design  character- 
istics of  Parcel  B  relate  to  its  unique 
location  with  water  views  between 
Commonwealth  and  Fish  Piers  and  its 
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relationsip  to  Massport  development 
plans  for  a  Portal/Pedestrian  viewing 
area  along  the  water  at  this  location. 

Development  on  the  BOSCOM  option  parcel 
B  must  also  be  sensitive  to  future 
development  of  the  eastern  half  of  the 
block.  Block  B-2,  so  that  development 
along  Northern  Avenue  can  proceed  in  a 
coordinated  manner.   The  two  parcels 
are  referred  to  as  B-1,  BOSCOM  Parcel, 
and  B-2,  future  development  parcel  to 
the  east.   As  noted  for  parcel  A, 
illustrations  provided  here  represent 
only  one  approach  to  a  design  concept 
for  this  site.   Flexibility  and  design 
creativity  is  encouraged  within  the 
basic  framework  of  the  design 
guidelines. 


Area  Circulation 

Vehicle  access  to  Parcel  B  parking 
areas  should  be  planned  from  the  south 
and  west  edges  of  the  site.   "New 
Street",  the  planned  east-west  roadway 
across  Commonwealth  Flats  will  provide 
excellent  vehicle  access  to  parking  and 
service  areas.   "Viaduct  Adjacent" 
should  be  used  to  provide  additional 
access  with  easy  connection  to  Northern 
Avenue.   Northern  Avenue  frontage 
should  be  devoted  to  a  landscaped 
pedestrian  entry  area.   No  direct 
vehicle  access  into  the  site  is  permit- 
ted at  this  frontage. 


Views 

Views  to  the  harbor  are  very  important 
for  parcel  B.   The  illustrative  site 
plan  shows  an  entry  centered  at  the 
middle  of  the  slip  between  Commonwealth 
and  Fish  Piers  in  an  open  plaza  heading 
to  an  atrium  running  through  from 
Northern  Avenue  to  New  Street. 
Guidelines  to  maintain  views  call  for 


placement  of  major  building  masses  to 
the  east  and  west  sides  of  this  arium 
allowing  views  of  the  water  for  future 
development  parcels  to  the  south. 
Views  of  the  Commonwealth  Pier  Head- 
house  from  Viaduct  Street  should  also 
be  preserved  by  stepbacks  of  buildings 
on  the  west  face  of  Parcel  B-1. 


Pedestrian  Circulation  and 
Open  Space 

A  strong  axial  link  through  the  center 
of  Blocks  B-1  and  B-2  will  allow  pedes- 
trian movement  from  Northern  Avenue 
through  Parcel  B  to  future  develop- 
ment to  the  south.   This  link  should  be 
used  for  building  circulation  and 
should  complement  commercial  devel- 
opment which  will  be  concentrated  along 
the  street  edges  of  Northern  Avenue  and 
D  Street.   Bridges  to  Viaduct  Street 
are  encouraged  and  would  allow  pedes- 
trian movement  to  Parcel  A  and  BOSCOM. 

Open  space  provided  as  part  of  Parcel  B 
development  should  be  concentrated  at 
the  area  across  from  the  Portal,  creat- 
ing an  open  entry  plaza  along  Northern 
Avenue.   This  plaza  should  lead  to  a 
mid-block  pedestrian  route,  and  could 
be  treated  as  an  interior  atrium 
through  the  block.   Upper  level  open 
space  areas  should  also  be  concentrated 
along  this  mid-block  pedestrian  spine 
and  take  advantage  of  spectacular 
harbor  views.   This  circulation  link 
should  be  respected  at  "New  Street" 
with  a  setback  drop  off  point  for  entry 
to  the  site. 


Building  Massing 

High  portions  of  the  development  on 
Parcels  B-1  and  B-2  should  be  located 
to  either  side  of  the  central  pedes- 
trian circulation  area  providing  a  view 
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corridor  of  at  least  100  feet  through 
the  center  of  the  two  parcels.   Lower 
level  structures  to  enclose  this  pedes- 
trian way  would  be  allowed.   This  cor- 
ridor should  be  centered  ^^  the  '51  ip 
between  the  two  Pie- 3. 

Building  stepbacks  to  allow  light  into 
open  areas  and  streets  should  be 
respected  on  the  north  and  west  faces. 
The  section  shown  here  illustrates  a 
building  envelope  within  which  the 
stepbacks  would  occur.   This  should 
also  encourage  upper  level  outdoor 
terraces  in  the  direction  of  primary 
views.   Stepbacks  in  relation  to  Parcel 
A  development  and  new  corridors  to  the 
headhouse  should  also  be  carefully 
treated. 

In  order  to  allow  for  views  of  the 
harbor  from  upper  levels  of  future 
development  to  the  south  of  Parcel  B, 
as  well  as  to  allow  direct  sunlight  to 
fall  on  Northern  Avenue,  the  maximum 
height  of  buildings  on  Parcel  B  is  248 
feet. 
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Section  showing  envelope  within  which  building 
edges  on  Parcel  B  must  fall. 
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IV.   Design  Guidelines  for 
Fish  Pier  Gatehouse 


Development  at  the  entrance  to  Fish  Pier 
can  also  be  anticipated  as  an  early  phase 
of  Commonwealth  Flats  development. 
Referred  to  here  as  the  Fish  Pier 
Gatehouse,  this  building  is  subject  to 
even  more  detailed  design  guidelines  than 
Parcels  A  and  B.   A  new  structure  will 
sit  on  the  existing  foundations  of  the 
buildings  which  previously  occupied  the 
site  and  which  served  as  the  ice  house, 
power  plant,  storage  building  and 
gatehouse  for  the  Pier.   It  can  become  a 
central  focus  of  waterfront  development 
along  Northern  Avenue,  visible  from  all 
main  roadways  and  higher  structures  in 
the  Flats.   It  should  complement  the 
renovated  historic  structures  on  Fish 
Pier  and  the  adjacent  Commonwealth  Pier. 
Consequently,  although  the  design  princi- 
ples of  this  document  establish  a  setting 
for  Fish  Pier  development,  more  specific 
guidelines  in  relation  to  height,  form, 
and  location  have  been  outlined.   In 
addition,  illustrative  plans  and  sketches 
have  been  included  to  indicate  Massport's 
objectives  for  development  of  this  site. 

The  Fish  Pier  Gatehouse  will  be  developed 
on  an  approximately  82,000  square  foot 
parcel  bordering  Northern  Avenue.   As 
indicated  on  the  accompanying  site  plan, 
the  building  face  will  be  set  back  from 
Northern  Avenue  approximately  100  feet 
and  allow  vehicular  circulation  through 
the  center  of  the  parcel  and  on  all 
sides.   This  footprint  assumes  the  reuse 
of  existing  piles  from  the  former 
structures,  and  is  positioned  so  as  to 
assure  compatibility  with  the  primary 
Fish  Pier  users. 

As  was  the  case  historically,  a  structure 
at  the  entrance  to  the  Pier  will  serve  to 
support  fish  industry  uses  and  Fish  Pier 
development.   Though  no  specific  program 
is  established  at  this  time,  the  illus- 
trations provided  here  assume  a  major  new 
European-style  fish  auction  occupying 
18,000  square  feet  in  the  westerly 


portion  of  the  first  floor  and  mezzanine 
of  the  new  building.   The  remaining 
110,000  square  feet  of  program  are 
illustrated  here  as  office  use. 

The  following  discussion  sets  forth 
specific  guidelines  in  relation  to  vehi- 
cular and  pedestrian  circulation,  open 
space,  character  as  a  gatehouse,  building 
massing,  and  organization  of  uses  on  the 
site.   The  site  plan,  elevation,  section, 
and  typical  floor  plans  included  here 
illustrate  one  application  of  these 
guidelines. 


site  of  Fish  Pier  area. 
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A.   Vehicular  Circulation 

Easy,  clear  and  safe  vehicular  circula- 
tion for  cars  and  all  size  trucks  on  the 
Fish  Pier  is  critical  to  its  continued 
viability  as  a  fish  handling  center  for 
New  England.   As  indicated  on  the  Ground 
Floor  Plan  shown  here,  this  will  require 
the  following: 

o   A  36-foot  roadway  through  the  center 
of  the  site. 

o   2 4- foot  access  drives  between  the 

northern  edge  of  the  new  building  and 
the  existing  Pier  buildings. 


Open  space  guidelines.'  on  this  site  relate 
most  directly  to  the  area  at  the  Northern 
Avenue  end  of  the  Pier.   With  plans  for 
an  attractive  public  "portal"  to  be 
constructed  between  Fish  Pier  and  Common- 
wealth Pier,  the  adjacent  open  area  on 
Fish  Pier  becomes  critical  to  completion 
of  this  public  open  space  area.   Not  only 
would  this  area  serve  as  the  accessway  to 
a  potential  floating  dock  extension  of 
the  Portal,  but  it  holds  considerable 
potential  for  successful  commercial/ 
retail  uses  which  would  activate  such  a 

public  space.   It  is  also  possible  to 
include  a  pavilion  within  this  open  space 

which  is  related  to  the  proposed  use. 


30-foot  accessways  along  the  east  and 
west  apron  of  the  Pier.   Awnings  or 
other  sheltering  structures  would, 
however,  be  located  in  these  areas. 

Maintenance  of  sufficient  turning 
radii  for  truck  movements  at  the 
entrance  and  onto  the  24-foot  access 
drives.   This  may  require  adjustment 
of  building  massing  to  assure  safe 
truck  movement. 


C.   Gatehouse  Form  and  Function 

The  physical  expression  of  this  new 
building  as  a  gatehouse  to  the  Fish  Pier 
is  very  much  encouraged.   Historically,  a 
major  arch  structure  was  designed  for 
this  site  and  the  use  of  an  arch  motif  is 
appropriate  in  relation  to  the  existing 
buildings  at  Fish  Pier  and  Commonwealth 
Pier. 


Any  structure  built  over  the  central 
drive  must  leave  16-foot  clearance 
for  vehicles  as  required  by  Inter- 
state Highway  standards. 


B.   Pedestrian  Circulation  and 
Open  Space 

Pedestrian  circulation  onto  the  Fish  Pier 
and  into  the  new  building  must  be  provid- 
ed in  a  safe  and  attractive  manner.   As 
illustrated  here,  a  protected  walkway  on 
either  side  of  the  central  drive  would  be 
one  approach  to  meet  this  requirement. 
These  walkways  could  be  screened  from 
truck  movements  and  focus  on  fish  auction 
or  office  lobby  uses  as  they  pass  through 
the  new  building.   Appropriate  use  of 
glass  could  allow  public  viewing  of  fish 
auctions  without  interference  in  the 
business  activities. 


As  illustrated  here,  a  major  arch  could 
be  used  to  frame  the  central  vehicular 
way.   Minor  arches  would  then  be  used  to 
announce  the  flanking  pedestrian  paths. 
These  arches  are  important  not  only  as  an 
historical  motif,  but  also  as  a  means  of 
seeing  into  the  Pier  for  orientation  and 
sighting  of  the  renovated  structures. 
Views  of  the  structure  from  D  Street  and 
along  Northern  Avenue  should  also  be 
considered  in  design  of  the  Fish  Pier 
Gatehouse. 
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D.   Building  Massing  and  Design 

Building  massing  will  be  of  special 
importance  on  this  site  since  any  new 
structure  must  be  judged  to  enhance  an 
already  attractive  setting  of  exceptional 
historic  waterfront  structures.   Eleva- 
tions, sections  and  plans  shown  here 
illustrate  one  approach  to  building  mass- 
ing, zoning  of  uses,  and  conceptual 
design  which  meets  Massport's  objectives 
for  the  site.   Naturally,  a  detailed 
design  effort  will  be  required,  with 
careful  review  by  Massport  before  any 
specific  design  will  be  approved  for  this 
site.   Design  guidelines  to  be  applied  in 
that  process  will  include  the  following: 

o   Overall  massing  should  complement 

existing  structures  on  the  Fish  Pier 
and  Commonwealth  Pier.   The  compara- 
tive elevations  shown  here  illustrate 
a  structure  which  does  not  overpower 
existing  structures,  echoes  those 
structures  in  basic  scale  and  mass- 
ing, and  yet  takes  advantage  of  a 
sizable  building  envelope  on  that 
site. 


Heicht  guidelines  for  the  structure 
have  two  components.   First,  the 
primary  cornice  or  parapet  line 
should  align  with  that  of  the  Common- 
wealth Pier  Headhouse  at  a  height  of 
70  feet.   Secondly,  a  penthouse 
level,  if  desired,  could  rise  an 
additional  amount  but  would  have  to 
be  set  back  on  all  sides  from  the 
plane  of  the  primary  facades.   The 
specific  additional  height  would  be 
determined  by  use  and  subject  to 
design  review. 

Facade  treatment  will  also  be  subject 
to  design  review  in  relation  to  its 
context.   As  illustrated  here,  the 
facades  maintain  bilateral  symmetry 
with  the  central  section,  with  three 
arches  set  back. 

Creation  of  a  courtyard  open  to  the 
sky  to  relieve  the  tunnel  effect  of 
the  central  vehicular  drive,  bringing 
additional  light  into  the  upper 
levels  of  the  building  is  also 
recommended.   As  shown  here,  at  grade 
level,  the  pedestrian  paths  "project" 
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Section  through  proposed  Fish  Pier  Gatehouse,  looking  north. 


into  the  courtyard.   They  employ  a 
solid  wall  to  block  views  of  the 
trucks  and  the  "truck  space"  and 
utilize  skylighting  to  offset  the 
lack  of  windows.   The  penthouse  level 
is  set  back  to  improve  the  scale  of 
the  courtyard  and  to  increase  the 
light.   Again,  this  is  a  conceptual 
illustration  and  any  specific  design 
proposals  will  be  granted 
considerable  flexibility  in  the 
treatment  of  this  space. 

Location  of  the  building  footprint, 
as  illustrated  here,  assumes  that 
existing  piles  from  previous  struc- 
tures on  this  site  can  be  used  to 
support  a  new  lighter  structure. 
Former  uses  included  heavy  warehouse 
ice  storage  requiring  considerably 
more  foundation  capacity  than  the  new 
uses  anticipated.   Further  field 
investigation  of  the  existing  piles 
and  their  capacities  will  be  needed 
to  confirm  these  assumptions. 


E.  Organization  of  Uses 

As  illustrated  on  the  floor  plans  includ- 
ed here,  building  uses  are  devoted  to 
fish  auction  and  office  use.   Assuming 
such  a  program,  the  most  appropriate 
location  for  the  Fish  Auction  would  be  in 
the  western  portion  of  the  building  on 
the  lower  two  floors.   In  this  manner, 
the  more  public  use  area  can  be  associ- 
ated with  the  public  open  space  area  and 
potentially  allow  for  public  viewing  of 
auction  activities.   This  is  shown  here 
as  a  double  height  space  with  a  partial 
mezzanine. 

Office  uses  would  then  occupy  the  rest  of 
the  building  with  the  office  lobby  and 
core  in  the  eastern  half  of  the  Gatehouse. 

At  the  third  level  of  the  building,  ade- 
quate clearance  over  the  vehicular  drive 
would  be  achieved  and  the  two  halves  of 
the  building  would  be  connected  in  a 
"doughnut"  shape.   This  organization 
allows  the  single  core  to  serve  all  of 
the  office  areas. 
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Ground  level  plan. 
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Typical  upper  level  plan. 


V.   Summary 


BOSTON  PUBLIC  LIBRARY 


3  9999  063 


5  563  2 


It  is  important  in  applying  these  guide- 
lines to  take  a  broad  view  and  understand 
the  implications  for  development  of  the 
full  Commonwealth  Flats  area.   The  per- 
spective view  included  here  suggests  one 
potential  configuration  of  buildings 
which  responds  to  the  Design  Principles 
of  circulation,  views,  pedestrian  and 
open  space  areas  and  building  massing. 
Considerable  flexibility  in  the  design 
and  determination  of  uses  remains,  as 
will  be  demonstrated  over  20-30  years  of 


development.   Seen  in  relationship  to 
other  area  development — BOSCOM,  Fish 
Pier,  proposed  uses  for  Piers  1,  2,  3  and 
4,  Boston  Wharf  Company  buildings — 
Commonwealth  Flats  can  make  a  significant 
contribution  to  the  revitalization  of  the 
South  Boston  waterfront. 


Pfirspective  view  showing  possible  future  development  following  these  design  guidelines. 
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